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AGREEMENT  made  as  of   Htitd.        20   ,  1986  between  the  BOSTON 
REDEVELOPMENT  AUTHORITY  (hereinafter  "Authority"),  acting  on  its  own 
behalf  and  as  escrow  agent  for  the  Neighborhood  Housing  Trust, 
(hereinafter  "Trust")  as  contemplated  by  Article  26  of  the  Boston  Zoning 
Code  and  hereafter  to  be  created,  and  THE  BOSTON  MARINER  COMPANY 
(hereinafter  "MARINER"),  a  Massachusetts  real  estate  development  and 
investment  corporation  and  its  successors,  assigns  and  legal 
representatives  (hereinafter  "Applicant");  the  Authority,  the  Trust  and 
the  Applicant,  collectively,  shall  be  referred  to  herein  as  the  parties; 

WHEREAS,  the  Applicant  proposes  to  construct  a  first-class  mixed-use 
development  consisting  of  office,  residential,  hotel  and  retail  space, 
parking,  recreational  open  space  and  marine-related  uses  including  a 
number  of  buildings  (hereinafter  "Buildings")  and  other  site  improvements 
(hereinafter  "Site  Improvements")  (the  Buildings  and  Site  Improvements 
will  be  hereinafter  collectively  referred  to  as  the  "Project"); 

WHEREAS,  the  Project  site  on  which  the  Buildings  will  be  located  is 
comprised  of  approximately  16.4  acres  of  land  (of  which  approximately  7.5 
acres  are  now  below  water)  generally  bounded  by  the  Fan  Pier  (Piers  1,  2, 
and  part  of  3),  Boston  Harbor,  Commonwealth  Pier  5,  and  Northern  Avenue 
(hereinafter  "Project  Site"); 

WHEREAS,  the  Project  constitutes  a  Development  Impact  Project  as 
defined  in  Section  26-2(1)  of  Article  26  of  the  Boston  Zoning  Code;  and 


WHEREAS,  the  Neighborhood  Housing  Trust  referred  to  in  Article  26  of 
the  Boston  Zoning  Code  has  not  yet  been  created. 

NOW,  THEREFORE,  in  consideration  of  the  mutual  covenants  and 
agreements  herein  contained,  the  parties  hereto  agree  as  follows: 

ARTICLE  1.   MASTER  PLAN  AND  DEVELOPMENT  IMPACT  PROJECT  PLAN 

1.1  Master  Plan  and  Development  Impact  Project  Plan.  The  parties 
hereby  acknowledge  that  the  Applicant  submitted  to  the  Authority  a  Master 
Plan  and  Development  Impact  Project  Plan  for  the  Project  (hereinafter 
"Plan"),  that  the  Plan  included  a  Development  Impact  Project  Plan  as 
required  by  Section  26-3  of  Article  26  of  the  Boston  Zoning  Code  and  that 

after  a  public  hearing  held  on ,  1986,  notice  of  which 

was  published  in  on ,  1986,  the  Authority 

approved  the  Plan  on ,  1986,  pursuant  to  and  in 

accordance  with  Section  26-3(1)  of  the  Boston  Zoning  Code.  The  Applicant 
will,  subject  to  Section  13  of  the  Cooperation  Agreement  for  Planned 
Development  Area  No.  23  of  even  date  herewith,  proceed  with  planning  and 
design  for  the  Project  Site  in  a  manner  consistent  with  the  development 
concept,  land  uses  and  density  contemplated  in  the  Plan  subject  to  any 
enviromental  reviews  requested  by  the  Authority  in  accordance  with  the 
Authority's  "Development  Review  Procedures"  dated  1985  and  attached  hereto 
as  Exhibit  A. 

ARTICLE  2.   LINKAGE  PAYMENT 

2.1  Linkage  Payment.  The  Applicant  shall  be  responsible,  in 
accordance  with  the  terms  of  this  Agreement,  for  a  Development  Impact 
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Project  Exaction  (hereinafter  "Linkage  Payment")  as  such  term  is  defined 
in  Section  26-2(3)  of  the  Boston  Zoning  Code,  in  the  amount  as  calculated 
and  set  forth  in  Paragraph  2.4  of  this  Agreement.  The  Applicant  may,  at 
its  option,  for  any  or  all  of  the  Buildings,  satisfy  its  obligation  for 
the  Linkage  Payment,  in  whole  or  in  part,  by  contributing  to  the  creation 
of  housing  units  for  occupancy  exclusively  by  low  and  moderate  income 
residents  of  the  City  of  Boston,  as  described  in  Paragraph  2.2  of  this 
Agreement,  or  by  payments  made  in  accordance  with  Paragraph  2.3  of  this 
Agreement. 

2.2  Housing  Creation  Option.   If  the  Applicant  shall  elect  to 
contribute  to  the  creation  of  housing  units  for  occupancy  exclusively  by 
low  and  moderate  income  residents  of  the  City  of  Boston  in  order  to 
satisfy  its  obligation  for  all  or  part  of  the  Linkage  Payments  for  any  or 
all  of  the  Buildings,  the  Applicant  shall  submit  a  proposal  in  writing  to 
the  Authority  on  or  before  the  appropriate  Payment  Date  for  such  Building 
or  Buildings  as  such  Payment  Date  is  defined  in  Paragraph  2.6  of  this 
Agreement.   Such  proposal  shall  satisfy  the  provisions  of  the  Housing 
Creation  Exaction  set  forth  in  Section  26-1(3)  (1)  of  Article  26  of  the 
Boston  Zoning  Code.  The  proposal  shall  include  a  description  of  the 
number,  location,  cost  and  design  of  the  housing  units. 

2.3  Housing  Payment  Option.   If  the  Applicant  shall  elect  to 
contribute  money  payments,  said  payments  shall  be  paid  to  the  City  of 
Boston  acting  by  and  through  the  Trust,  or  in  the  event  the  Trust  has  not 
been  created,  to  the  Authority.   Payments  shall  be  made  in  twelve  (12) 
equal  annual  installments  without  interest  accruing  on  those  payments  not 
yet  due  and  payable.  The  first  installment  of  such  payments  shall  be  due 
and  payable  on  the  Payment  Date  as  defined  in  Paragraph  2.6  of  this 
Agreement,  and  subsequent  installments  shall  be  due  and  payable  on  the 
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following  eleven  (11)  anniversary  dates  of  the  Payment  Date  for  such 

Building. 

2.4  Calculation  of  Linkage  Payment.  The  parties  acknowledge  that 
some  or  all  of  the  Buildings  will  include  uses  enumerated  in  Table  C  of 
Article  26  of  the  Boston  Zoning  Code  as  in  existence  on  the  date  hereof 
(hereinafter  "Table  C  Uses"),  including  office,  retail  and  hotel  uses  and 
that  the  construction  of  the  Buildings  will  require  certain  exceptions  to 
the  Boston  Zoning  Code.  The  amount  of  Linkage  Payments  referred  to  in 
Paragraph  2.1  of  this  Agreement  shall  equal  $5.00  for  each  square  foot  of 
gross  floor  area  devoted  to  one  or  more  Table  C  Uses  in  excess  of  the 
first  one  hundred  thousand  (100,000)  square  feet  of  gross  floor  area 
devoted  to  Table  C  Uses  such  exception  for  the  first  one  hundred  thousand 
(100,000)  square  feet  of  gross  floor  area  devoted  to  Table  C  Uses  shall  be 
applied  to  the  Project  only  once  and  shall  exempt  only  a  total  of  one 
hundred  thousand  (100,000)  square  feet  of  gross  floor  area  devoted  to 
Table  C  Uses  for  the  Project  as  a  whole.  The  gross  floor  area  devoted  to 
Table  C  Uses  shall  be  calculated  and  certified  by  the  applicant's 
architect  for  the  Project  in  accordance  with  Section  2-1  (21)  of  the 
Boston  Zoning  Code.   The  Applicant  shall  submit  from  time  to  time  a 
schedule  approved  by  the  Director  of  the  Authority  setting  for  the  timing 
and  amount  of  Linkage  Payments  applicable  to  the  Building  or  Buildings  for 
which  such  payments  are  due.   In  calculating  the  amount  of  Linkage 
Payments,  residential  uses  and  parking  shall  not  be  considered  "ancillary 
or  accessory  to  the  uses  listed  in  Table  C"  within  the  meaning  of  Section 
26.3(2)  (a)  of  the  Boston  Zoning  Code. 

2.5  Recalculation.  The  Authority  and  the  Trust  hereby  agree  that  any 
change  in  the  rate  or  scheduling  of  the  Linkage  Payment  as  may  be  adopted 
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shall  not  in  any  way  increase  the  Linkage  Payment  determined  in  accordance 
with  Paragraph  2.4  of  this  Agreement  or  decrease  the  period  over  which 
Linkage  Payments  are  to  be  made. 

2.6  Payment  Date.  The  Payment  Date  shall  be  determined  independently 
for  each  of  the  Buildings  for  which  Linkage  Payments  are  due  (that  is, 
Buildings  containing  Table  C  Uses).  The  Payment  Date  for  each  of  the 
Buildings  for  which  Linkage  Payments  are  due  shall  be  the  earlier  to  occur 
or  either  the  issuance  of  a  final  Certificate  of  Occupancy  for  the 
entirety  of  such  Building  or  twenty-four  (24)  months  after  the  granting  of 
the  building  permit  for  the  entirety  of  such  Building. 

2.7  Waiver  of  Linkage  Payment.   If  a  building  permit  is  not  granted 
for  any  of  the  Buildings  or  parts  thereof,  or  if  construction  of  any  of 
the  Buildings  or  parts  thereof  is  abandoned  after  a  building  permit  is 
obtained  and  prior  to  the  commencement  of  substantial  construction  (the 
commencement  of  excavation,  foundation  and  other  subsurface  work  on  a 
specific  Building  or  Buildings  shall  constitute  substantial  construction; 
provided,  however  that  the  parties  acknowledge  the  Plan  contemplates  the 
construction  of  parking  garages,  infrastructure  and  other  Site 
Improvements  that  may  subsequently  serve  as  foundations  for  Buildings  and 
the  parties  agree  that  such  parking  garages,  infrastructure  and  other  Site 
Improvements  shall  not  be  considered  substantial  construction  of  such 
buildings)  or  if  a  building  permit  for  any  of  the  Buildings  or  parts 
thereof  is  revoked  or  lapses  and  is  not  renewed,  then  the  Applicant  shall 
have  no  responsibility  for  the  Linkage  Payment  with  respect  to  such 
Building  or  part  thereof. 
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2.8  Credit  Towards  Linkage  Payment.   If  the  City  of  Boston  should 
hereafter  impose,  assess,  or  levy  any  excise  or  tax  upon  the  Project,  the 
proceeds  of  which  are  dedicated,  in  whole  or  in  part,  to  the  establishment 
of  a  fund  for  the  purposes  substantially  the  same  as  the  purposes  recited 
in  Section  26-1  of  Article  26  of  the  Boston  Zoning  Code,  amounts  payable 
hereunder  by  the  Applicant  shall  be  credited  against  such  excise  or  tax; 
provided,  however,  that  if  such  crediting  shall  not  be  legally  permissible 
to  satisfy  payment  of  such  tax  or  excise,  the  obligations  of  the  Applicant 
hereunder  shall,  to  the  extent  of  the  amount  of  such  tax  or  excise, 
thereupon  cease  and  be  of  no  further  force  and  effect. 

ARTICLE  3.    RESIDENT  CONSTRUCTION  EMPLOYMENT  PLAN 

3.1   Boston  Residents  Construction  Employment  Standards.  The 
Applicant  shall  submit  a  plan,,  to  be  known  as  a  Boston  Residents 
Construction  Employment  Plan  to  the  Director  which  plan  shall  set  forth  in 
detail  the  Applicant's  plans  to  ensure  that  its  general  contractor,  and 
those  engaged  by  said  general  contractor  for  construction  of  the  Project 
on  a  craft  by  craft  basis,  meet  the  following  Boston  Residents 
Construction  Standards:   (1)  at  least  50  percent  of  the  total  employee 
workerhours  in  each  trade  shall  be  by  bonafide  Boston  residents;  (2)  at 
least  25  percent  of  the  total  employee  workerhours  in  each  trade  shall  be 
by  minorities;  and  (3)  at  least  10  percent  of  the  total  employee 
workerhours  in  each  trade  shall  be  by  women.   The  Applicant  shall  include 
in  the  plan  provisions  for  monitoring,  compliance  and  sanctions.  The 
Applicant  shall  include  in  the  plan  provisions  for  monitoring,  compliance 


and  sanctions.  The  Applicant  shall  submit  the  plan  to  the  Director  of  the 
Authority  prior  to  the  issuance  of  a  building  permit  for  the  first 
Building  to  be  constructed. 

3.2  Workerhours  Defined.  For  purposes  of  this  Article,  workerhours 
shall  include,  without  limitation,  on-the-job-training  and  apprenticeship 
positions. 

ARTICLE  4.    EMPLOYMENT  OPPORTUNITY  PLAN 

4.1  Employment  Opportunity  Plan.  The  Applicant  shall  formulate  an 
Employment  Opportunity  Plan  which  shall  provide  for  the  Applicant's  good 
faith  efforts  to  achieve  a  goal  that  50  percent  of  the  permanent 
employment  opportunities  created  by  the  Project  shall  be  made  available  to 
Boston  residents  including  residents  affected  by  the  Project.  The 
Applicant  shall  submit  the  plan  to  the  Director  of  the  Authority  prior  to 
the  issuance  of  a  building  permit  for  the  first  Building  to  be 
constructed. 

ARTICLE  5.    LIABILITY 

5.1  Scope  of  Applicant's  Liability.  The  Authority  agrees  to  look 
solely  to  the  interest  from  time  to  time  in  each  Building  that  is  subject 
to  this  Agreement,  whether  owned  by  Mariner  or  its  successors  or  assigns 
(including,  without  limitation,  mortgagees),  as  the  case  may  be,  for  any 
claim  against  Mariner  or  its  successors  or  assigns  arising  under  this 
Agreement  in  connection  with  such  individual  Buildings.   Furthermore,  but 
without  limiting  the  foregoing,  liability  arising  under  this  Agreement  in 


connection  with  one  of  the  Buildings  shall  be  limited  to  the  interest  of 
Mariner  or  its  successors  and  assigns  in  such  individual  Building.  In 
illustration,  but  not  in  limitation  of  the  foregoing,  if  separate 
successors  to  Mariner  (including,  without  limitation,  mortgagees),  each 
own  one  of  the  Buildings,  then  the  owner  of  one  Building  shall  have  no 
liability  for  the  Development  Impact  Project  Exaction  for  the  other 
Building  and  vice  versa.   Neither  Mariner  nor  any  trustee,  beneficiary, 
partner,  stockholder,  manager,  officer,  director,  agent  or  employee  of 
Mariner  or  its  successors  and  assigns  (including,  without  limitation, 
mortgagees),  without  limitation,  shall  ever  be  personally  or  individually 
liable  under  this  Agreement,  nor  shall  Mariner  or  any  such  trustee, 
beneficiary,  partner,  stockholder,  manager,  officer,  director,  agent  or 
employee  of  Mariner  or  its  successors  and  assigns  ever  be  answerable  or 
liable  beyond  the  extent  of  its  or  their  interest  in  the  applicable 
Building. 

ARTICLE  6.    MISCELLANEOUS  PROVISIONS 

6.1  Amendments;  Law  to  be  Applied.   If  the  parties  hereto  agree 
hereafter  to  amend  this  Agreement,  such  amendment  shall  be  in  writing  and 
executed  by  the  parties  thereto.  This  Agreement  shall  be  governed  by  the 
laws  of  the  Commonwealth  of  Massachusetts,  and  sets  forth  the  entire 
agreement  between  the  parties.  This  Agreement  is  binding  and  enforceable 
under  contract  law  upon,  and  inures  to  the  benefits  of,  the  parties,  their 
successors,  assigns,  and  legal  representatives,  including,  without 
limitation,  any  successor  owner  or  owners  of  the  improvements,  and  shall 
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not  be  affected  by  any  subsequent  amendment  or  repeal  of  Article  26  of  the 
Boston  Zoning  Code  or  court  decision  having  the  effect  of  an  amendment  or 
repeal  of  Article  26. 

6.2  Capitalized  Terms.  The  capitalized  terms  used  herein  without 
definition  shall  have  the  meanings  ascribed  in  Article  2  or  Article  26  of 
the  Boston  Zoning  Code  as  in  existence  on  the  date  hereof,  unless 
otherwise  provided. 

6.3  Compliance  with  the  Plan.  The  Authority  hereby  acknowledges 

approval  of  the  Plan  as  voted  by  the  Authority  on ,  1986  as 

to  the  development  concept,  permitted  uses  and  density,  but  not  as  to  a 
specific  development  program,  that  is  not  as  to  building  locations,  mass, 
height,  other  characteristics  of  individual  buildings  or  uses,  or  the 
allocation  of  space  to  particular  uses.  The  Authority  also  acknowledges 
that,  prior  to  approving  the  Plan  and  pursuant  to  Section  26-3  (1)  of  the 
Boston  Zoning  Code,  the  Authority  found  that  the  Plan  conforms  to  the 
general  plan  for  the  City  as  a  whole  and  that  nothing  in  the  Plan  will  be 
injurious  to  the  neighborhood  or  otherwise  detrimental  to  the  public 
welfare.  The  Applicant  hereby  agrees  to  proceed  with  the  Project 
substantially  in  accordance  with  the  Plan. 

6.4  The  Authority  and  the  Applicant  acknowledge  that  this  Agreement 
shall  constitute  the  Development  Impact  Project  Agreement  required  for  the 
Project  including  for  all  individual  Development  Plan  or  Plans  to  be 
submitted  in  connection  therewith.   The  parties  acknowledge;  that  Article 
26B  of  the  Boston  Zoning  Code,  was  adopted  by  the  Zoning  Commission  on 
February  26,  1986  and  approved  by  the  Mayor  on  February  27,  1986.  The 
Applicant  will  pay,  in  addition  to  the  Linkage  Payment,  a  Jobs 


Contribution  Grant  of  $1.00  per  square  foot  of  certain  portions  of  the 
Project  as  calculated  on  the  basis  of  Article  26B.  Such  Jobs  Contribution 
Grant,  if  made  in  the  form  of  a  money  payment,  shall  be  payable  in 
accordance  with  the  schedule  indicated  in  Article  26B,  rather  than  over 
the  12  year  payment  period  herein  applicable  to  the  Linkage  Payment. 

6.5  Notice.  All  notices  under  this  Agreement  must  be  in  writing  and 
mailed  to  the  parties  at  the  following  addresses: 

Authority:         Boston  Redevelopment  Authority 

Director's  Office 
City  Hall  Square 
Boston,  MA  02201 

With  copies  to:     Boston  Redevelopment  Authority 

Chief  General  Counsel 
City  Hall  Square 
Boston,  MA  02201 

Applicant:         The  Boston  Mariner  Company 

85  East  India  Row 
Suite  41E 
Boston,  MA  02110 
Attn:  Ms.  Ellen  A.  Watts 

With  copies  to:     Ropes  &  Gray 

225  Franklin  Street 

Boston,  MA  02110 

Attn:   John  A.  Pike,  Esq. 

6.6  Satisfaction-  of  Development  Impact  Project  Requirements.  The 
Authority  hereby  acknowledges  that  by  executing  this  Agreement,  the 
Applicant  has  satisfied  the  requirements  of  Section  26-3(2)  of  the  Boston 
Zoning  Code  insofar  as  satisfaction  of  the  requirements  of  that  Section  is 
a  precondition  to  the  granting,  allowing,  or  adopting  of  a  variance, 
conditional  use  permit,  exception,  or  zoning  map  or  text  amendment  with 
respect  to  the  Applicant's  development  of  the  Project  Site. 
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6.7  Titles.  The  captions  of  this  Agreement,  its  articles  and 
paragraphs  throughout  this  document  are  intended  solely  to  facilitate 
reading  and  referencing  its  provisions.  Such  captions  shall  not  affect 
the  meaning  or  interpretation  of  this  Agreement. 

6.8  Transfer  of  Interest.  The  Applicant  shall  have  the  right  to 
assign,  delegate,  subcontract  or  transfer  its  rights  and  interests  in  all 
or  a  portion  of  the  Project  and  under  this  Agreement  provided  the 
Applicant  notify  the  Authority  of  any  such  assignment,  delegation, 
subcontracting  or  transfer. 

6.9  Knowledge  of  Laws.   Applicant  shall  keep  itself  fully  informed  of 
all  votes  of  the  Authority,  City  ordinances,  executive  orders,  and 
regulations,  and  state  and  federal  law  which  in  any  manner  affect  the 
provisions  of  this  Agreement.   Applicant  shall  at  all  times  observe  and 
comply  with  said  votes,  ordinances,  executive  orders,  regulations  or  laws, 
and  shall  protect  and  indemnify  the  City  and  the  Authority,  its  officer, 
agents  and  employees  against  any  claim  or  liability  arising  from  or  based 
upon  violations  of  such  ordinances,  executive  orders,  regulations  or  laws, 
caused  by  any  act  of  omission  of  the  Applicant,  its  agents  or  employees. 

In  witness  whereof  the  parties  hereto  have  caused  this  instrument  to 
be  executed  in  their  behalf  by  their  respective  officers  thereunto  duly 
authorized  as  of  the  day  and  year  first  above  set  forth. 


Approved  as  to  Form: 


r> 


V  ■(•■• 


thief  General  Counsel 


BOSTON  REDEVEL 
By: 


AUTHORITY 


THE  BOSTON  MARINER  COMPANY 

By:   -  /  -      '  ,    ^ — - 
President 
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INTRODUCTION 

As  the  city's  planning  and  development  agency,   the  Boston   Redevelopment 
Authority  (BRA)  functions  as  a  coordinator  for  development  projects  and  has 
direct  responsibility  for  reviewing  development  proposals.     The  BRA's  review 
authority  covers  a  wide  range  of  projects.      Projects  may  require  zoning 
review  initiated  by  a  request  for  a  building  or  occupancy  permit,   review  of 
financing  mechanisms  such  as  Chapter  121A,   Commercial  Area  Revitalization 
Districts  (CARDs),   and  Urban  Development  Action  Grants  (UDAGs),   and 
review  of  proposals  for  publicly  owned  land. 

The  BRA  reviews  proposals  for  their  overall  viability  and  expected  benefits  to 
the  city.      Review  criteria  may  vary  depending  on  location,   type,   and  size  of 
the  project.     Design  criteria  include  specifications  for  building  height, 
massing,   materials,   and  other  guidelines  to  preserve  Boston's  history  and 
character.      Environmental  concerns  which  are  assessed  include  a  project's 
impacts  on  sunlight,   daylight,   wind,   groundwater,   and  air  and  water  quality, 
both  during  construction  and  upon  completion.      Effects  on  surrounding  neighbor 
hoods,   displacement,   and  community  participation  are  also  considered  in  the 
review  process.     Transportation  review  is  concerned  with  the  impacts  of 
additional  traffic,   parking  and  loading,   and  examines  proposed  changes  to 
rights-of-way  or  physical  changes,   encroachments  on  public  space,   curb  cuts, 
and  requirements  of  the  Boston  Air  Pollution  Control  Commission,   if  applic- 
able.     Review  criteria  are  included  in  the  Zoning  Code  and  planning  documents. 

This  booklet  outlines  the  BRA's  review  process,   describes  the  sources  which 
initiate  the  BRA's  various  review  functions,   outlines  the  stages  of  its  review, 
and  provides  a  comprehensive  list  of  submission  requirements  and  development 
review  fees.     Projects  vary  in  size  and  complexity;   therefore  not  all  require- 
ments are  appropriate  to  all  projects.     For  example,   requests  for  zoning 
actions  to  construct  a  three-unit  dwelling  require  a  review  quite  different 
than  that  for  a  multi-story  commercial  project.     The  extent  of  the  review  is 
defined  at  an  initial  meeting  between  the  developer  and  BRA  staff. 


BRA   DEVELOPMENT   REVIEW   PROCEDURES 

To  evaluate  the  quality  and  appropriateness  of  a  proposal   based  on  objectives 
stated  in  plans,   guidelines,   and   regulations  governing  development  in   Boston, 
the  Boston   Redevelopment  Authority  conducts  a  four-stage  review  process. 
This  review  is  conducted  by  BRA  "staff  from  its  design,   development,   plan- 
ning,  transportation,   environmental,   zoning,   and  engineering  departments. 
The  staff  is  assisted  on  a  project  by  project  basis  by  citizen  advisory 
groups,    professional  associations,   and  other  constituencies.      The  time-frame 
for  development  review  and  the  sequence  of  phasing  may  vary  depending  on 
the  complexity  of  the  project. 

Step  One:      DEVELOPMENT  CONCEPT 

Projects  are  either  privately  or  publicly  initiated  and  the  first  step   in 
development  review  varies  accordingly.      For  a  privately  initiated  project, 
the  developer  contacts  the  BRA  with  a  letter  of  interest  which  briefly 
describes  the  project.     The  BRA  meets  with  the  developer  to  discuss  the 
development  concept,   government  regulations  and  procedures,   and  sub- 
mission requirements  appropriate  to  the  project  from  the  comprehensive 
list  included  in  this  document. 

Publicly  initiated  projects  include  the  disposition  or  leasing  of  city-  or 
BRA-owned  property  which,   because  of  size  and  location,   require  devel- 
opment review  by  the  BRA.     At  the  request  of  the  city  for  city-owned 
property  or  at  its  own  behest  for  BRA-owned  property,   the  BRA  may 
prepare  a  developer's  kit  for  a  specific  site,  outlining  the  development 
concept  and  guidelines.     A  request  for  proposals  to  develop  the  site  is 
usually  publicly  advertised.     The  applicants  are  interviewed  and  the 
proposals  are  reviewed  by  the  BRA.      For  projects  proposed  in  a  neighbor- 
hood setting,   community  representatives  are  notified.      Based  on  the 
evaluation,   the  BRA  grants  tentative  designation  to  a  developer  for 
BRA-owned  property,   or  for  city-owned  property  recommends  a  developer 
to  the  Real  Property  Board  or  Public  Facilities  Commission.      From  this 
point  on,   publicly  and  privately  initiated  projects  follow  similar  review 
procedures.      In  some  cases  for  BRA-owned  property,    tentative  designations 
will  not  be  made  until  after  schematic  review. 

Step  Two:     SCHEMATIC   REVIEW 

This  review  is  intended  to  secure  agreement  on  and  approval  of  the 
basic  development  concept  prior  to  extensive  design  development.      At 
this  stage,   the  developer  submits  schematic  project  materials  requested 
by  the  BRA.      BRA   staff  reviews  the  proposal   and   recommends   revisions. 
The  schematic  design  is  subject  to  environmental   review  to  determine 
microclimate  and  other  impacts,   and,   if  necessary,   the  project  is  changed 
to  mitigate  adverse  impacts.      During  the  schematic  stage,   various  envi- 
ronmental impacts  will  be  assessed,   especially  wind,   sunlight  and  day- 
light.     For  large-scale  projects,    a  draft  environmental   impact  assessment 
report  may  be  required.     Acceptance  by  BRA   staff  of  the  schematic 
design  initiates  the  next  stage  of  review. 
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Step  Three:     DESIGN   DEVELOPMENT 

The  third  phase  of  review  is  intended  to  secure  agreement  on  and 
approval  of  the  final  design  prior  to  extensive  and  detailed  work  on  the 
working  drawings.     At  this  stage,   financing  mechanisms  are  refined. 
Applications  for  government  subsidy  programs  are  prepared  for  publicly 
supported  projects. 

The  developer  submits  design  development  materials  as  requested  by  the 
BRA.     The  materials  are  reviewed  by  BRA  staff  and,   if  necessary, 
modifications  are  requested.     A  final  environmental   review  is  conducted 
and  a  final  environmental   impact  assessment  report  may  be  required. 

At  this  stage,    the  BRA   Board  acts  on  development  proposals  to  recommend 
appropriate  zoning  actions  to  the  Zoning  Commission  and  Board  of  Appeal, 
and  to  designate  or  recommend  developers  for  public  property.     The 
public  is  invited  to  comment  on  projects.     Based  on  BRA  staff  analyses 
and  public  comments,   the  Board  recommends  appropriate  actions  to  other 
government  entities  and/or  grants  final  designation  of  developers  for 
BRA  property.     The  timing  of  BRA  Board  actions  with  respect  to  the 
final  designation  of  developers  may  vary.      If  final  designation  precedes 
any  aspect  of  review,   the  developer  is  nonetheless  bound  to  complete  all 
requirements  prior  to  the  BRA's  approval  of  contract  documents. 

0 

The  Zoning  Commission  and  Board  of  Appeal  consider  the  BRA's  recommen- 
dations in  their  decisions.     The  Board  of  Appeal  may  condition  its 
approval  of  a  requested  zoning  action  on  final  design  review  by  the 
BRA.     (Zoning  Procedures,  a  booklet  which  complements  this  one,   outlines 
the  stages  of  zoning  review.) 

Step   Four:      CONTRACT  DOCUMENTS 

Prior  to  the  issuance  of  a  building  permit  by  the  Inspectional  Services 
Department,  the  BRA  reviews  final  working  drawings  and  the  selection  of 
all  building  materials  visible  to  the  public.     This  review  is  intended  to 
secure  final  agreement  on  and  approval  of  the  contract  documents  and 
the  complete  proposal. 

During  preparation  of  the  contract  documents,   it  is  the  developer's 
responsibility  to  notify  the  Authority  and  secure  its  approval  of  all 
changes  -from  the  approved  design  development  drawings  that  are  contem- 
plated for  site  improvements,   exterior  facades,    roofscape  and  interior 
public  spaces.      Progress  drawings   representing   50%  completion  of  the 
contract  documents  may  be  required  for  review  by  the  Authority. 

Once  contract  documents  have  been  approved  and  construction  has 
begun,   the  only  items  subject  to  additional  review  will  be  requests  for 
change  orders  in  the  construction.     The  developer  must  request  permission 
to  make  changes  from  approved  drawings,   which  may  not  be  undertaken 


until  such  approval  has  been  obtained.     Site  visits  may  be  conducted  to 
ensure  construction  of  the  project  is  in  accordance  with  the  contract 
documents.     After  review  of  the  project  by  BRA  staff,   a  certificate  of 
completion  will  be  approved  by  the  Board,   certifying  that  the  project  has 
been  completed  according  to  the  terms  of  the  Authority's  tentative  and 
final  designations. 
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BRA    REVIEW   AUTHORITY 

A   project  may   require   BRA   review  for  three   reasons:      a   request  for  a   building 
or  occupancy  permit  that  requires  zoning   relief,   the  use  of  financing  mechanisms, 
or  the  leasing  or  disposition   of  public  property.      One  or  more  of  these   reasons 
may  be  applicable  to  an   individual   project  and  will   initiate  review  by  the 
Authority. 

1.        ZONING   REVIEW 

Zoning   review  is  initiated  by  a  request  for  a  building  or  occupancy  permit. 
If  the  application  complies  with  the  Building  and  Zoning  Codes  and  with  other 
city  requirements,    a  permit  is  issued.      If  a  project  plan  does  not  comply  with 
the  Zoning  Code,    permission  to  deviate  from  the  Code  may  be  sought  by  an 
exception,   variance,   conditional   use  permit,   or  special  zoning  designation. 
Following   BRA  staff  review  and   Board   recommendation,    the  Board  of  Appeal 
holds  a  public  hearing  and  the  zoning  variance  or  conditional  use  permit  may 
be  approved. 

Zoning  Variances  and   Conditional   Use  Permits 

To  obtain  a  variance  an  applicant  must  demonstrate  that  special  circumstances 
exist  which  make  a  property  different  from  others  in  the  district.     The 
Zoning  Code  specifies  which  uses  are  conditional,    as  opposed  to  ^hose  which 
are  specifically  allowed  or  forbidden  in  a  district.     The  applicant  obtains  a 
conditional  use  permit  by  demonstrating  that  the  proposed  use  is  suitable  for 
its  location  and  will   not  have  a  detrimental  effect  on  the  surrounding   areas. 

Special  Zoning  Designations 

The  Zoning  Code  defines  several  categories  of  special   purpose  overlay  dis- 
tricts which   include   Planned   Development  Areas   (PDAs)   and   Urban    Renewal 
Areas   (URAs)  and   Interim   Planning  Overlay  Districts   (IPODs).      In   these 
districts,    the  regulations  specified  for  the  base  district  apply,   except  when 
they  are  in  conflict  with  the  special   regulations  for  a  particular  overlay 
district  which  then   requires  a  special   zoning  designation.      Special   zoning 
designations  require  a  zoning  amendment  in  addition  to  other  procedures  and 
can  be  sought  for  PDAs  and  URAs. 

o     Planned   Development  Areas 

PDA  designation  may  be  obtained  for  a  project  on  a  site  of  at  least  one 
acre.      To  effectuate  a  PDA  designation,    the   BRA  must  approve  a  develop- 
ment plan,    the  Zoning  Commission  must  adopt  a  map  amendment,    and   the 
Board  of  Appeal   must  grant  exceptions  to  the  Zoning  Code. 

o     Urban   Renewal   Subdistricts 

An  urban   renewal   subdistrict  designation  is  only  allowed  within  an 
already  approved  urban   renewal   project  area.      It  is  available  only  after 
the   BRA   is   assured   the  proposal's   zoning   map   amendment  conforms   with 
the  area's  urban   renewal   plan  and  with   the  specific   requirements  for 
development  of  the  particular  subdistrict. 


o     Interim  Planning  Overlay  Districts 

An   Interim  Planning  Overlay  District  is  a  zoning  mechanism  used   to 
control   development  while  changes   to  the   Zoning   Code  are  being   reviewed 
and  debated.      IPODs  will   prohibit  the  construction  of  new  buildings 
inconsistent  with  the  proposed  Zoning  Code  changes. 

The  interim  overlay  zoning  stays  in  place  for  only  a  limited  time.      If, 
during  the  interim  period,    the  original  zoning  is  changed,    then  the  new 
zoning  will  control  development  at  the  end  of  the  Interim  period.      If  no 
change  occurs,   the  zoning  reverts  to  the  previously  existing  zoning. 

Development  Impact  Projects 

A  request  for  a  variance,   conditional  use  permit,   exception,    and  zoning  map 
or  text  amendment  triggers  the  need   for  Development   Impact  Project  approval 
if  the  project  is  100,000  square  feet  or  more  of  commercial   space.      Developers 
of  such  projects  are  required  to  make  a  development  impact  payment  to  the 
Neighborhood   Housing  Trust  or  to  contribute  to  the  creation  of  low  and 
moderate-income  housing  in  the  city. 

Development  Impact  Project  (DIP)   Plans  must  be  submitted  to  the  BRA  for 
staff  review,   and  subsequently  presented  to  the  BRA   Board  at  a  public 
hearing.      If  the  Board  approves  the  plans,    the  developer  enters  .into  a 
Development  Impact  Project  Exaction   Agreement  with  the  BRA.      Under  the 
requirements  of  the  city's  Zoning  Code,   the  Board  of  Appeal  and  the  Zoning 
Commission  can  not  approve  a  project  until  the  Authority  certifies  that  a  DIP 
Agreement  has  been  executed. 

2.        REVIEW  OF   FINANCING  MECHANISMS 

The  BRA  has   review  authority  for  three  types  of  financing  mechanisms  to  be 
used  to  allow  developments  which   provide  public  benefits  to  the  city.      These 
financing  mechanisms  include  Chapter  121A,    Commercial   Area   Revitalization 
Districts  (CARDs),   and  Urban  Development  Action  Grants  (UDAGs). 

Chapter  121A 

Under  M.G.L.,   Chapter  121A  and  Chapter "652  of  the  Acts  of  1960,    the  BRA, 
with  the  approval  of  the  Mayor,   has  the  power  to  approve  applications  for  the 
formation  of  non-profit,    limited  dividend  or 'cooperative  entities   for  the 
purpose  of  redevelopment  in  a  blighted,   open,    decadent  or  substandard   area. 
Chapter  121A  essentially  offers  a  tax   incentive  to  build   in  a  blighted   area. 

Chapter  121A  provides   for  15  years  exemption   from   taxation  on   real   and 
personal   property.     The  corporation  instead  pays  a  Section   10  excise  tax  of  5 
percent  of  gross  income  and  $10  per  $1000  of  fair  cash  valuation  to  the 
Commonwealth  of  Massachusetts.      Section  6A   payments  agreed   upon  by   the 
corporation   and   the  city   are  paid   directly   to  the  city.      Following   a   BRA   staff 
review,    public  hearing,    and   BRA   Board   approval,    the  application  goes   to  the 
Mayor  for  approval. 


Commercial   Area   Revitalization   District 

The  BRA  is  responsible  for  administering  the  state-assisted  grant  program, 
Commercial  Area   Revjtalization   District  (CARD).      Through  the  CARD  program, 
economic  development  incentives  are  made  available  to  commercial  and  indus- 
trial enterprises  for  development  projects  and  the  leasing  of  new  facilities. 

To  be  eligible,   a  development  project  or  leasing  program  must  be  located  in  a 
CARD.     A  CARD  may  be  located  in  either  neighborhoods  or  the  downtown 
core.     The  incentives  for  commercial   enterprises  to  locate  in  a  CARD  include 
below  market  interest  rate  Industrial   Revenue  Bonds,   mortgage  insurance  on  a 
portion  of  the  total  project  financing,   and  a  net  income  deduction  and  tax 
credit  to  be  applied  to  state  corporate  excise  taxes  which  are  owed  by  a 
commercial  enterprise  certified  as  an  eligible  business  facility  by  the  State  Job 
Incentive  Bureau. 

As  the  city  planning  agency,   the  BRA  conducts  a  financial  analysis  to  determine 
if  the  project  requires  an   Industrial    Revenue  Bond  to  be  economically  feasible 
and  if  it  fits  into  the  CARD  plan.      Following  staff  review  and  approval,    a 
letter  of  approval  is  sent  to  the  Boston   Industrial   Development  Finance  Agency 
which  issues  and  approves  the  Industrial   Revenue  Bond. 

Urban  Development  Action  Grants 

An  Urban  Development  Action  Grants  (UDAG)  is  a  financing  mechanism  which 
assist  developments  requiring  public  assistance  by  supplementing  the  private 
investment.      UDAGs  are  primarily  used  for  leveraging   private  investment  and 
job  creation.     To  be  eligible  for  a  UDAG,   the  project  must  have  definitive 
financial  commitment  by  a  private  investor  and  must  include  housing  and 
community  development  or  economic  activity.     City  of  Boston  policy  stipulates 
that  UDAG  funds  are  made  as  loans  rather  than  grants.     The  loan  repayments 
are  used  for  neighborhood  economic  development  projects  throughout  the  city. 

The  BRA  plays  a  strong   role  in  UDAGs  in  design  and  environmental   review 
and  the  preparation  of  the  UDAG  proposal.     The  City  Council  gives  final 
approval,   prior  to  the  Department  of  Housing  and   Urban   Development  sub- 
mission. 

3.        REVIEW   FOR   THE   LEASING  AND   DISPOSITION   OF   PUBLIC   PROPERTY 

The  selling  or  leasing  of  public  property  may  initiate  development  review  by 
the  BRA.      For  certain   BRA  and  city-owned   parcels,'   the  BRA   prepares  developer 
kits  which  outline  design  and  development  guidelines.      To  formulate  guidelines 
for  some  parcels,    the  BRA   seeks  the  assistance  of  community  groups  and  the 
Boston  Society  of  Architects.      The  BRA  then  makes  a   request  for  proposals 
and  reviews  the  submissions  received.     A  tentative  designation  is  recommended 
for  the  most  appropriate  proposal.     The  proposal   is  then  subject  to  the 
extensive  review  process  described  on  pages  2-4,    similar  to  that  of  privately- 
initiated  projects.     At  its  completion,   the  developer  is  granted  final  desig- 
nation. 
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MASS.    ENVIRONMENTAL   POLICY   ACT 
REVIEW   AUTHORITY 

The  Massachusetts   Environmental   Policy  Act  (MEPA)   requires  the  review  and 
evaluation  of  projects  to  describe  their  environmental  impact,   and  establishes 
a  process  for  determining  when   Environmental   Impact  Reports  (EIRs)  are 
required.     MEPA  applies  to  projects  directly  undertaken  by  a  state  agency 
(including  leases  and  transfers  of  property  undertaken  by  an  agency)  and  to 
privately-initiated  projects  requiring  an  agency  permit  or  receiving  financial 
assistance  from  an  agency.     Because  the  BRA  is  a  redevelopment  authority 
created  by  the  Legislature,   it  falls  under  the  jurisdiction  of  MEPA.     Where 
the  BRA  acts  only  as  the  planning  department  for  the  city,   such  as  in  zoning 
matters  and  the  disposition  of  city-owned  land,   MEPA  does  not  apply. 

Regulations  implementing  MEPA  were  promulgated  by  the  Executive  Office  of 
Environmental  Affairs  (EOEA),   which  is  also  responsible  for  determining 
whether  a  project  requires  an  EIR.     These  regulations  establish  a  process 
whereby,   for  non-exempt  projects,   an  Environmental   Notification  Form  (ENF) 
is  required  to  be  filed  with   EOEA  for  public  and  agency  review  as  the  pre- 
liminary step  in  determining  the  need  for  an   EIR.     For  activities  or  actions 
undertaken  by  an  agency,   the  preparation  of  the  ENF  (and  of  the  EIR,   if 
subsequently  required)  is  the  responsibility  of  the  agency  itself.      For  private 
projects  seeking  state  or  BRA  financial  assistance  or  a  permit  (e.g. , 
Chapter  121A  approval),   the  project  proponent  is  responsible  for- preparing 
the  required  documents. 

In  addition  to  describing  the  environmental  review  process,  the  MEPA  regula- 
tions also  establish  categories  of  projects  which  automatically  require  the 
preparation  of  an  EIR   (categorical  inclusions)  and  which  are  automatically 
excluded  from  filing  an  ENF  (categorical  exclusions).     Specific  rules  of 
application  are  included  in  the  regulations. 

With  respect  to  timing,   the  public/agency  review  period  for  ENF's  is  20  days 
following  publication  in  EOEA's  Environmental  Monitor  of  a  notice  of  submis- 
sion and  availability  of  an   ENF.     Notices  are  published  twice  monthly,   on 
approximately  the  7th  and  the  21st  of  the  month.     The  Secretary  of  Environment 
Affairs-  then  has  10  days  in  which  to  rssue  a  certificate  stating  whether  or  not 
an   EIR  is  required.    ■ 

If  an  EIR  is  required,   the  process  involves  the  preparation  and  circulation 
for  review  of  a  Draft  EIR  (the  public/agency  review  period  is  30  days  fol- 
lowing  EOEA  notice  of  availability  of  the  EIR,   with  seven  additional  days  for 
the  Secretary  to  issue  a  statement  on  the  adequacy  of  the  Draft),   preparation 
of  the  Final   EIR   responding  to  comments  on  the  Draft,   and  circulation  of  the 
Final  (again,   a  30-day  review  period  followed  by  seven  days  for  the  Secretary 
to  issue  a  statement  regarding  the  adequacy  of  the  Final  and  its  compliance 
with  MEPA).     Normally,   the  EIR  process  from  beginning  of  the  preparation  of 
the  EIR  to  final  approval  takes  five  to  six  months  and  considerably  longer  for 
major  and  complicated  projects.     The  minimum  time  would  be  at  least  four 
months. 
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SUBMISSION    REQUIREMENTS 

Following  is  a  comprehensive  list  of  submission  requirements.     Developers  of 
large  projects,   typically  those  greater  than  100,000  square  feet  in  size,   would 
be  required  to  provide  much  of  this  information.     Smaller  proposals  would 
provide  only  the  information  appropriate  to  their  context  and  complexity,   as 
defined  by  the  BRA.      Financing  mechanisms,   such  as  Chapter  121A,   CARD, 
and  UDAG  programs,   have  additional   requirements  which  are  defined  in  other 
booklets. 

In. addition  to  full-size  scale  drawings,   3  copies  of  a  bound  booklet  containing 
all  submission  materials  reduced  to  size  BH  x  11,   except  where  otherwise 
specified,   are  required. 

I.        Applicant  Information 

A.  Development  Team 

1.  Names 

a.  Developer  (including  description  of  development  or 
Chapter  121A  entity) 

b.  Attorney 

c.  Project  consultants 

2.  Business  address  and  telephone  number  for  each 

3.  Designated  contact  for  each 

4.  Description  of  current  or  formerly-owned  developments  in 
Boston 

B.  Legal   Information 

1.  Legal  judgements  or  actions  pending  concerning  the  proposed 
project 

2.  History  of  tax  arrears  on  property  owned  in  Boston  by  develop- 
ment team 

3.  Property  Title  Report  including  current  ownership  and  purchase 
options  of  all  parcels  in  the  development  site 

II .      Financial   Information 

A.  Full  disclosure  of  names  and  addresses  of  all  financially  involved 
participants  and  bank  references 

B.  Nature  of  agreements  for  securing  parcels  not  owned  by  prospective 
developer 
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C.  Development  Costs 

1.  Cost  of  land  and  buildings 

2.  Estimated  hard  construction  cost,    including  demolition  and   site 
preparation 

3.  Estimated  soft  costs,   including:     professional  fees,   financing 
fees,   construction  loan  interest,   real  estate  taxes,   and  all 
other  costs  necessary  to  carry  the  project  through  the  con- 
struction period    ' 

4.  Estimated  contingency  amount 

D.  Operation 

1.  Anticipated  income  from  rent  or  sales,   including  vacancy 
allowances 

2.  Anticipated  operating  expenses 

3.  Estimated  real  estate  taxes  including  expected  valuation 

4.  Anticipated  financing   structure,    including  any  equity  (in- 
cluding plans  for  syndication),   mortgages,   and  terms  of  debt 
service 

5.  All  preceding  information  for  the  first  six  years  of  operation, 
or  until  property  is  expected  to  be  refinanced  or  sold 

6.  Depreciation  and  all  other  deductions  indicating  cash  flow  and 
returns  for  first  six  years  on  an  after-tax  basis 

E.  Additional  financial   information  pertinent  to  Chapter  121A,   CARD, 
and  UDAG  applications 

III.  Project  Area 

A.  Description  of  metes   and   bounds  of  project  area 

B.  For  Chapter  121A,   CARD,    UDAG,   statements  of  fact  establishing 
the  need  and   rationale  for  such  a  designation   (as   required   in   their 
procedures) 

IV.  Relocation   Information 

A.       Statement  by  applicant  concerning  applicability  to  project  of  any 

Federal  or  State  Relocation   Regulations,   and  Citation  of  Regulations 
believed  applicable 
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B.  If  Chapter  121A,   121B  or  Chapter  79A  is  applicable  then  a  statement 
is  required  that  relocation  information  and  relocation  plan  will   be 
submitted  under  separate  cover  in  accordance  with  Chapter  121  A, 
121B  or  Chapter  79A  requirements. 

C.  For  projects  not  covered  by  federal  or  state  programs  containing 
relocation  regulations,   the  following  information: 

1.  Number  of  units  in  building(s)  to  be  demolished  or  vacated 

2.  Number  of  occupied  units,   by  type,   per  building 

3.  Tenure  of  occupants  (owner/tenant/sub-tenant) 

4.  Name  and  address  of  each  occupant  (owner  or  prime  tenant) 

5.  Information  on  size  and  monthly  costs: 

a.  Residential  unit  -  number  of  rooms,   bedrooms,   and 
monthly  rent,   indicating  included  utilities 

b.  Non-residential  -  gross  square  feet  of  area,  number  of 
floors,  including  ground  floors  and  monthly  rent,  indi- 
cating included  utilities 

6.  Length  of  occupancy  of  current  occupant  in  unit  (and  building 
if  greater) 

7.  Estimate  of  the  total  number  of  small  businesses 

8.  Number,   if  any,   of  minority  households  or  businesses  displaced 

9.  Net  increase  or  decrease  in  number  of  units: 

a.  Total  number  of  housing  units  proposed 

b.  Reduction  in  rent  controlled  units 
Project  Design 

A.       Phase  I   Submission:      Project  Schematics 

1.  Written  description  of  program  elements  and  space  allocation 
for  each  element 

2.  Neighborhood  plan  and  sections  at  an  appropriate  scale  (1"  =  50' 
or  larger)  showing  relationships  of  the  proposed  project  to  the 
neighborhood's: 

a.  massing 

b.  building  height 

c.  scaling  elements 
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d.  open  space 

e.  major  topographic  features 

f.  pedestrian  and  vehicular  circulation 

g.  land  use 

3.  Black  and  white  8"x10"  photographs  of  the  site  and  neighborhood 

4.  Sketches  and  diagrams  to  clarify  design  issues  and  massing 
options   • 

5.  Eye-level  perspective  (reproducible  line  drawings)   showing   the 
proposal  in  the  context  of  the  surrounding  area 

6.  Aerial  views  of  the  project 

7.  Site  sections  at  1"  =  20'  or  larger  showing   relationships  to 
adjacent  buildings  and  spaces 

8.  Site  plan  at  an  appropriate  scale  (1"  =  20'  or  larger)  showing: 

a.  General   relationships  of  proposed  and  existing  adjacent 
buildings  and  open  space 

b.  Open  spaces  defined  by  buildings  on  adjacent  parcels  and 
across  streets 

c.  General   location  of  pedestrian  ways,   driveways,   parking, 
service  areas,   streets,   and  major  landscape  features 

d.  Pedestrian,    handicapped,   vehicular  and  service  access 
and  flow  through  the  parcel  and  to  adjacent  areas 

e.  Survey  information,   such  as  existing   -  evations,   bench- 
marks,  and  utilities 

f.  Phasing   possibilities 

g.  Construction   limits 

9.  Massing  model  at  1"   =  100'   for  use  in   the  Authority's  downtown 
base  model. 

10.  Drawings  at  an  appropriate  scale  (e.g. ,  1"  =  8')  describing 
architectural  massing,  facade  design  and  proposed  materials 
including: 

a.  Building  and   site  improvement  plans 

b.  Elevations  in  the  context  of  the  surrounding   area 

c.  Sections  showing  organization  of  functions  and   spaces 


12 


11.  Preliminary  building   plans  showing  ground  floor  and  typical 
upper  floor(s) 

12.  Proposed   schedule  for   submission  of  design   development 
materials 

B.       Phase  II  Submission:      Design   Development 

1.  Revised  written  description  of  project 

2.  Revised  site  sections 

3.  Revised  site  plan  showing: 

a.  Relationship  of  the  proposed  building  and  open   space  to 
existing  adjacent  buildings,   open  spaces,   streets,   and 
buildings  and  open  spaces  across  streets 

b.  Proposed  site  improvements  and  amenities  including 
paving,   landscaping,    lighting  and  street  furniture 

c.  Building  and  site  dimensions,   including  setbacks  and 
other  dimensions  subject  to  zoning   requirements 

d.  Any  site  improvements  or  areas  proposed  to  be  developed 
by  some  other  party  (including  identification  of  respon- 
sible party) 

e.  Proposed  site  grading,   including  typical  existing  and 
proposed  grades  at  parcel   lines 

4.  Dimensioned  drawings  at  an  appropriate  scale  (e.g. ,    1"   =  8') 
developed  from  approved  schematic  design  drawings  which 
reflect  the  impact  of  proposed  structural  and  mechanical 
systems  on  the  appearance  of  exterior  facades,    interior  public 
spaces,   and  roofscape  including: 

a.  Building  plans 

b.  Preliminary  structural   drawings 

c.  Preliminary  mechanical   drawings 

d.  Sections 

e.  Elevations   showing  the  project  in  the  context  of  the 
surrounding   area  as   required  by  the  Authority  to 
illustrate  relationships  or  character,    scale  and  materials 

5.  Large-scale  (e.g. ,   3/4"  =  V-0")  typical   exterior  wall   sections, 
elevations  and  details  sufficient  to  describe  specific  architec- 
tural components  and  methods  of  their  assembly 

6.  Outline  specifications  of  all   materials   for  site  improvements, 
exterior  facades,    roofscape,   and  interior  public  spaces 
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7.  A  study  model  at  an  appropriate  scale  (e.g. ,  1"  =  16',  or  as 
determined  after  review  of  schematic  design)  showing  refine- 
ments of  facade  design 

8.  Eye-level   perspective  drawings  showing  the  project  in  the 
context  of  the  surrounding  area 

9.  Samples  of  all  proposed  exterior  materials 

10.      Complete  photo  documentation   (35  mm  color  slides)  of  above 
components  including  major  changes  from  initial  submission  to 
project  approval 

C.  Phase  III   Submission:     Contract  Documents 

1.  Final  written  description  of  project 

2.  A  site  plan  showing  all  site  development  and  landscape  details 
for  lighting,   paving,   planting,   street  furniture,   utilities, 
grading,   drainage,   access,   service,   and  parking 

3.  Complete  architectural  and  engineering  drawings  and  specifica- 
tions 

t 

4.  Full-size  assemblies  (at  the  project  site)  of  exterior  materials 
and  details  of  construction 

5.  Eye-level  perspective  drawings  or  presentation  model  that 
accurately  represents  the  project,   and  a  rendered   site  plan 
showing  all  adjacent  existing  and  proposed  structures,   streets 
and  site  improvements 

6.  Site  and  building  plan  at  1"  =  100'  for  Authority's  use  in 
updating  its  1"  =  100'   photogrammetric  map  sheets 

D.  Phase  IV  Submission:     Construction   Inspection 

1.  All  contract  addenda,    proposed  change  orders,   and  other 
modifications  and  revisions  of  approved  contract  documents 
which  affect  site  improvements,   exterior  facades,    roofscape, 
and  interior  public  spaces  shall  be  submitted  to  the  Authority 
prior  to  taking  effect. 

2.  Shop  drawings  of  architectural  components  which  differ  from  or 
were  not  fully  described  in  contract  documents 

VI.     BRA   Environmental   Impact  Assessment 

Whether  or  not  a  project  comes  within  the  purview  of  the  Massachusetts 
Environmental   Policy  Act  review  requirements,    the  BRA  may   request  all 
or  several  of  the  environmental  analyses  listed  below.      The  extent  of 
analyses  required  depends  on  the  size,    location,   and  complexity  of  the 
project. 
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Transportation/Traffic 

1.  Parking 

a.  Number  of  spaces  provided  indicating  public  and  private 
allocation 

b.  Reduction   in  parking  from  previous  use  of  site 

c.  Proposal's  impact  on  demand  for  parking 

d.  Parking  plan,   including  layout,   access,   and  size  of  spaces 

e.  Evidence  of  compliance  with  City  of  Boston   parking   freeze 
requirements 

f.  Description  of  measures  to  reduce  parking  demand 

2.  Loading 

a.  Number  of  docks 

b.  Location  and  dimension  of  docks 

3.  Access 

a.  Size  and  maneuvering  space  on-site  or  in  public  right-of- 
way 

b.  Access,   curb  cuts,   and/or  sidewalk  changes  required 

4.  Vehicular  Traffic 

a.  Project  vehicular  traffic  demand  and  generation   (daily  and 
peak-hours)  and  distribution 

b.  Circulation  and  access  impacts  on  the  local   and   regional 
street  system  and  local   intersections  (traffic  impact  area), 
including  capacity  and   level-of-service  analyses 

c.  Modal   split  and  vehicle  occupancy  analysis 

5.  Public  Transportation 

a.  Location   and  availability  of  public  transportation   facilities 

b.  Usage  and  capacity  of  existing  system 

c.  Peak-hour  demand  and  capacity  analysis 

d.  Measures  to  encourage  use  of  public  transportation 
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6.       Pedestrian  Circulation 

a..      Demand  and  capacity  analysis  on  project  area  sidewalks 

b.  Connections  to  public  transportation   station  stops 

c.  Effect  on  pedestrian  flows  of  project  parking  and 
servicing  entrances  and  exits 

B.      Wind  (Information  is  required  during  the  schematic  design  stage  for 
build  and  no-build  conditions.) 

1.  Wind  tunnel   testing  will  be  required  for: 

a.  Any  building  higher  than  150  feet 

b.  Any  building   100  feet  high  and  two  times  higher  than  the 
adjacent  buildings 

c.  Other  buildings  which  fall  below  these  thresholds,   but 
because  of  their  context  and  particular  circumstances 
would  require  wind  tunnel  testing 

2.  Wind  tunnel  testing  is  to  be  conducted  in  two  stages  -  Stage   I 
Erosion  Study  and  Stage  II   Hot  Wire  Testing.     Ah  erosion 
study  (or  equivalent  methodology)  must  be  conducted  to  deter- 
mine potential   problem  areas  and   to  identify  appropriate  place- 
ment of  sensors  for  hot  wire  testing. 

3.  Wind  tunnel  testing  should  be  conducted  according  to  the 
following  criteria: 

a.  Results  of  wind  tunnel  testing  should  be  consistently 
presented   in  miles  per  hour  (mph). 

b.  Velocities  should  be  measured  at  a  scale  equivalent  to  4.5 
to  5.0  feet  above  ground   level. 

c.  The  instrument  should  have  a  frequency  response  that  is 
flat  to  100  hertz  and  filters  out  any  higher  frequency 
(hot  wire  testing). 

d.  The  expected  one  and  two  percent  occurrence  of  hourly 
average,  effective  gust,  and  peak  gust  velocities  should 
be  reported   (hot  wire  testing). 

e.  Erosion  study  data  shall  be  presented  in  tabular  form  and 
graphically  through  photographs  showing  changes  between 
build  and  no-build  conditions. 

1.        Wind  directions  from  the  sixteen  compass  points   shall 
be  used  noting  the  percent  or  probability  of  occur- 
rance  of  each  direction  on  an  annual   basis. 
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2.        Wind  velocities  for  each  direction  shall   include  the 
intervals:      0-15  mph  and  every  5  mph  interval   from 
15  to  40  mph   inclusive. 

f.  Hot  wire  data  shall  be  presented  both  in  tabular  form  and 
graphically  on  a  map  to  indicate  velocity  changes  between 
build  and  no-build  conditions. 

1.       The  effective  gust  velocity  can  be  computed  by  the 
formula:      average  hourly  velocity  plus  1.5  x   root 
mean  square  (rms)  variations  about  the  average. 

Shadow  (Information   should  be  provided  during  the  schematic 
design  stage.) 

1.  Shadow  analysis  plans  should  be  submitted  at  a  scale  of 
V  =  40'.  and  1"  =  1001. 

2.  Shadow  impact  analysis  must  include  net  new  shadows  as  well 
as  existing  shadows. 

3.  Initial  shadow  analyses  must  include  shadow  impacts  for  build 
and  no-build  conditions  for  the  hours  9:00  a.m.,   12:00  noon, 
and  3:00  p.m.   conducted  for  four  periods  of  the  year  at  the 
vernal   equinox,    autumnal   equinox,   winter  solstice,    and   summer 
solstice. 

4.  Shadow  analyses  also  are  to  be  conducted  at  10:00  a.m., 
11:00  a.m.,   12:00  noon,   1:00  p.m.,   and  2:00  p.m.   on 
October  21   and  November  21,   and  must  show  the  incremental 
effects  of  the  proposed  massing  on  proposed  or  existing  public 
spaces  including  major  pedestrian  areas. 

5.  Additional   shadow  analyses  may  be  required  depending  on   the 
particular  physical  characteristics  of  the  s;te  including   its 
solar  orientation   relative  to  public  open  spaces,   pedestrian 
patterns  and  street  patterns,    and  existing   shadows  in  the 
area. 

Daylight  (Information  should  be  provided  during  the  schematic 
design  stage.) 

1.        Daylight  analysis  for  build  and   no-build   should   be  conducted 
by   measuring   the   percentage  of   skydome   that   is  obstructed   by 
a  building. 

a.       Specific  technique  and  graphic  methodologies  required  for 
determining  percent  of  obstructed  skydome  will   be  pro- 
vided by  the  BRA. 

Excavation  and   Landfill 

1.        Written  description   including  amount  and  method  of  excavation, 
dredging  and  filling  proposed,    and  the  existence  of  blasting 
and  pile  driving 
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2.        Analysis  of  sub-soil  conditions,    potential   for  ground  movement 
and   settlement  during  excavation,    and   impact  on  adjacent 
buildings  and  utility  lines 

F.  Groundwater 

1.  List  of  measures  used  to  ensure  the  groundwater  levels  will 
not  be  lowered  during  or  after  construction,   if  applicable 

2.  Engineering  analysis  of  the  impact  of  development  on  ground- 
water,  surrounding  structures,   wooden  piles  and  foundations 

G.  Solid  and  Hazardous  Wastes/Materials 

1.  A  list  of  any  known  or  potential  contaminants  on  site  together 
with  evidence  of  the  recording  with  the  Registry  of  Deeds  of 
the  disposal  of  hazardous  wastes  on  the  site,   pursuant  to  the 
M.G.L.,   Chapter  21C,   if  applicable 

2.  Possible  hazardous  wastes  generated 

3.  Existence  of  buried  gas  tanks  on  site 

4.  Estimate  of  potential  trash  generation  and  plans  for  disposal 
H.       Noise 

1.       Where  appropriate,   noise  analyses  to  determine  compliance  with 
City  of  Boston  regulations  and  applicable  state  and  federal 
guidelines 

I.        Flood  Hazard  Zone/Wetlands 

1.  Where  appropriate,   determination  of  whether  or  not  proposal 
falls  within  a  Federal   Flood  Hazard  Zone  or  requires  a  Wetlands 
Permit 

2.  If  applicable,   description  of  measures  to  minimize  potential 
flood  damage  and  to  comply  with  city  and   federal   flood  hazard 
regulations  and  any  Order  of  Conditions  issued  by  the  Boston 
Conservation  Commission 

J.       Construction   Impacts 

1.  Description  of  construction  staging  areas. 

2.  Availability  of  construction  worker  parking 

3.  Potential  dust  generation  and  mitigation  measures  to  control 
dust  emissions 

4.  Permits  from  Air  Pollution  Control  Commission  for  sand  blast- 
ing,  if  appropriate 
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5.  Potential  noise  impact  and  measures  to  minimize  noise  levels 

6.  Truck  traffic  and  access   routes 

7.  Pedestrian  safety 
K.       Historical   Landmarks 

1.  Description  of  the  project  site  location  in  proximity  to  a 
National  or  Massachusetts   Register  site  or  district  or  Landmark 
designated  by  the  Boston   Landmarks  Commission 

2.  Possible  effects  to  the  National  or  Massachusetts  Register  site 
or  district  or  a   Landmark  designated   by  the  Boston   Landmarks 
Commission 

L.      Air  Quality 

1.  Impact  on  local  air  quality  from  additional  traffic  generated  by 
the  project,   including  identification  of  any  location  projected  to 
exceed  national  or  Massachusetts  air  quality  standards 

2.  Estimation  of  emissions  from  any  parking  garage  constructed  as 
part  of  the  project 

3.  Description  and  location  of  building/garage  air  intake  and 
exhaust  systems  and  evaluation  of  impact  on  pedestrians 

M.      Utility  Systems 

1.  Estimated  water  consumption  and  sewage  generation  from  the 
project 

2.  Description  of  the  capacity  and  adequacy  of  water  and  sewer 
systems  and  an  evaluation  of  the  impacts  of  the  project  on 
these  systems 

3.  Identification  of  measures  to  conserve  resources,   including  any 
provisions  for  recycling 

N.       Energy 

1.  Description  of  energy  requirements  of  the  project  and  evaluation 
of  project  impacts  on   resources  and  supply 

2.  Description  of  measures  to  conserve  energy  usage  and  consider- 
ation of  feasibility  of  including  solar  energy  provisions 

O.      Water  Quality 

1.       Description  of  impacts  of  the  project  on  the  water  quality  of 
Boston   Harbor  or  other  water  bodies  that  could  be  affected  by 
the  project,   if  applicable 
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2.        Descriotion   of  mitigation   measures   to   reduce  or  eliminate 
impacts  on  water  quality 

P.       Solar  Glare 

1.       Analysis  of  solar  glare  impact  and  solar  heat  gain  analysis,   if 
applicable 

VII.  Public  Benefits 

A.  Employment  plan  including: 

1.  Estimated  number  of  construction  jobs 

2.  Estimated  number  of  permanent  jobs 

3.  Future  tenant  profile 

4.  Resident,   minority  and  women  hiring  plan 

B.  Tax  revenues,   including  existing  annual  taxes  on  property,   esti- 
mated future  annual  taxes,   and  change  in  tax  revenue 

C.  Chapter  121A  payment 

D.  Purchase  price  for  publicly-owned  property 

E.  Development  Impact  Project  Exaction 

1.       Housing  Creation   Exaction  or  Housing  Payment  Exaction 

F.  Child  Care  Plan 

G.  Other  benefits 

VIII.  Regulatory  Controls  and  Permits 

A.  Existing  zoning  requirements,   calculations,    and  any  anticipated 
zoning   requests 

B.  Anticipated  permits   required  from  other  local,    state,   and  federal 
entities  with  a  proposed  application   schedule 

C.  Employment  contract  compliance 

D.  For  structures  in  National  or  Massachusetts   Register  Districts  or 
sites  individually  listed  on  the  National  or  Massachusetts   Register  of 
Historic  Places,   duplicates  of  parts   I   and   II  of  the  certification 
documents  and  applicable  correspondence  and   permits 

E.  For  projects   requiring  compliance  with  the  Massachusetts   Environmental 
Policy  Act  (MEPA),   copies  of  the  Environmental   Notification   Form, 
Certificate  of  the  Secretary  of  Environmental  Affairs,   and   Environment. 
Impact  Report,   if  required 
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F.       Other  applicable  environmental  documentation 
IX.     Community  Groups 

A.  Names  and  addresses  of  project  area  owners,   displacees,   abutters, 
and  also  any  community  groups  which,   in  the  opinion  of  the  appli- 
cant,  may  be  substantially  interested  in  or  affected  by  the  proDOsed 
project 

B.  A  list  of  meetings  proposed  and  held  with  interested  parties 
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FEES 


$ 

100 

$ 

100 

$ 

100 

$ 

100 

$ 

100 

The  following   is  a   list  of  fees   for  development  projects.      Most   fees   are   not 
refundable  except  fees  for  reviewing  developers'   proposals  for  public  parcels, 
which     are  partially  refundable  to  unsuccessful  applicants. 

Bid  Documents 

o  Site  Preparation  Contracts 
o  Property  Management  Contracts 
o  Operation  of  Parking  Lots     • 
o  Rehabilitation  Documents 
o  Demolition  Contracts* 

Chapter  121A   Fees 

o  Application  $  5,000 
o  Amendments  of  application  requiring  a  hearing 

and  report  $  3,500 

o  Amendments  of  any  kind  not  requiring  a  hearing  $  2,500 

CARD  Project  Review   Fees  $     2,500 

Developer  Kits  $     0-100 

(varies  depending  on 
size  of  site  and 
proposed  development 

Developer  Proposal   Fees  $  0-7,500 

(varies  depending 


on  site) 


Zoning  Commission   Fees 


o  Annual  subscription  to  Zoning  Code  Amendments  -  $  10 

o  Annual  subscription  to  Zoning  Code  Amended   Pages       $  10 

o  Zoning  Code  Text  or  Map  Amendment  Application  $         225 


(Advertising   costs 
will  also  be  paid 
by  proponent  and 
will   vary   accord- 
ing  to  length  of  ad) 


Note:      Fees  for  zoning  and  building  code  variances  and  appeals  are  paid 
directly  to  the  Board  of  Appeal. 

•Refundable 
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